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Special GLUP Study Background

• “Policy for Consideration of General Land Use Plan Amendments 
Unanticipated by Previous Planning Efforts” adopted in 2008.

• Calls for a community review process in those instances where there 
is no adopted plan or where the GLUP amendment request is 
inconsistent with the guidance of the relevant adopted plan.

• The study evaluates the appropriateness of the requested GLUP 
change and what GLUP category or categories may be appropriate.

• Since 2008, staff has completed 9 Special GLUP Studies, 2 of which 
were Special GLUP Study Plus projects.



Tier I Initial Review

Staff evaluation and 
recommendation, 

using Process 
Guide criteria to 

determine if Tier II 
Study is appropriate

LRPC discussion 
and LRPC Chair 

Memo to staff 
summarizing 

feedback

Letter from CPHD 
Director regarding 

acceptance, denial, 
or recommendation 

for other type of 
evaluation 
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Tier II Full Review
• Analysis:

• History of GLUP and zoning designations
• Analysis of relevant plans and policies
• Proposed GLUP amendment request – uses, density, heights
• 3-D modeling of existing conditions and what the 

proposed GLUP designation(s) would allow
• Preliminary transportation analysis

• Recommendations:
• GLUP designation
• Other recommendations to guide appropriate development

• Study Conclusions:
• Staff Request to Advertise GLUP Amendment for Planning 

Commission and County Board action, accompanied by a 
comprehensive study document 

• Or staff determination not to advertise amendment 5



Equity Lens

• Staff has prepared a broad notification list to ensure widespread 
community awareness of the meetings and has asked contacted 
groups to share the notifications to their contacts

• Staff will develop and review its recommendations with a mind 
towards equity
• Who benefits?
• Who is burdened
• Who is missing?
• How do we know?
• What do/did we do?
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Site Information
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Site Location

8

• The subject 
site is situated 
along the 
west side of S. 
Eads Street in 
Crystal City 
between 23rd

and 24th

Streets S.



Application Overview
• Application submitted to amend the GLUP:

– To expand the boundary of the Crystal City Coordinated 
Redevelopment District to include the southern parcel 
to enable the use of the requested C-O Crystal City zoning 
district

• The applicant is also requesting an associated rezoning:
– From C-2 Service-Commercial/Community Business District and 

C-1-O Limited Commercial Office Building District
– To C-O Crystal City Mixed-Use Crystal City District

• The applicant is requesting the C-O CC district, as the site is 
smaller than the 20,000sf site size minimum needed to 
access C-O-1.0 or C-O-1.5

• County Board can modify the minimum site size only for an 
area "which is any part of a block surrounded by streets 
and/or buildings that generally comply with the provisions 
of this section" 9



Site Location
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• The northern parcel is located within 
the Crystal City Coordinated 
Redevelopment District (CCCRD) 
boundary, while the southern parcel is 
not.

GLUP Map 
Excerpt

Zoning 
Map 
Excerpt



Eads 
Street

Site Location
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Fern Street

Existing/Approved Buildings as of 2020
Illustrative Buildings per 2010 Sector Plan



Site Context – North and West
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Subject site looking northwest

Looking north on Eads St.

Subject site looking west

Bank adjacent to subject site



Site Context – South and East
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Looking south from 23rd St.

Property on Eads St. South of site

Property on Eads St. south of site

Looking across S. Eads St.



Application Information
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Requested Amendment
• Application submitted to amend the GLUP:

– To expand the boundary of the Crystal City Coordinated 
Redevelopment District – this would enable the use of the 
requested C-O Crystal City zoning district

• The applicant also anticipates requesting an associated rezoning:
– From C-2 Service-Commercial/Community Business District and 

C-1-O Limited Commercial Office Building District
– To C-O Crystal City Mixed-Use Crystal City District

– C-2 would not provide for the residential development the 
applicant seeks; UC/MUD provides for a residential option under 
C-2, but it requires ground floor commercial uses

• The applicant may also wish to amend the GLUP for consistency:
– From “Service Commercial” and “Low” Residential (1-10 

units/acre)
– To ? - The applicant has not requested a GLUP amendment, but 

has indicated a willingness to consider an amendment



GLUP
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Zoning
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C-2



Zoning Categories
Zoning
Category

Uses Density Height

C-2 
(existing)

residential
hotel
commercial; office; 
retail

residential - single-family 
detached per Section 7.1
hotel – min. 600 sq. ft. lot 
area per room (72.6 u/a)
other uses – max. 1.5 FAR

45’ max

C-1-O
(existing)

single-family by-right

non-retail commercial 
uses (all buildings 
should appear as 
residential structures)

0.4-0.6 FAR depending on 
lot size

35’ max

C-O Crystal 
City
(proposed)

multifamily residential
hotel
commercial; office; 
retail

as established on the Base 
Density Map

as established 
on the 
Heights Map
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Applicant Presentation
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Process Guide Criteria 
&

Current Planning Guidance
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Process Guide Criteria for Evaluation

• Support for County Goals: Would the amendment possibly 
advance broader County goals?

• Existing Planning Guidance: Is there already an existing adopted 
plan or district designation on the GLUP for the subject area 
and/or adjacent area? If there is an existing plan 
or district recommendation for a specific area, a change to the 
GLUP may be less likely to be recommended. 

• Change in Conditions: What conditions have changed to 
warrant revisiting the adopted policy?
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Process Guide Criteria for Evaluation

• Relevant Ongoing Processes: Is the area currently under study?

• Surrounding Context: Is this a larger or more complex 
(i.e. topographical, contextual, etc.) site? Are surrounding 
properties similar and should they potentially be included in 
the study Would it be more appropriate to address the area 
through a small area plan? (see Background Information section 
of this presentation)

• PDSP Applicability: Is there a Phased Development Site Plan 
(PDSP)? Would it be more appropriate to undertake a PDSP 
review as opposed to a Special GLUP Study? (N/A)
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Support for County Goals

• General Land Use Plan Booklet
Excerpts from the Development 
and Growth Goals

– Increase the supply of 
housing by encouraging 
construction of a variety of 
housing types and prices at a 
range of heights and densities 
in and near Metro Station 
Areas.

– Preserve and enhance 
existing single-family and 
apartment neighborhoods.
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Existing Planning Guidance
• Crystal City Sector Plan – 2010

Excerpts from the Goals and Objectives
– Provide a mix of housing options to accommodate households with 

differing income levels, family composition, and accessibility 
requirements.

– Provide a meaningful and careful transition from the core of 
Crystal City to the adjacent single-family neighborhood.

Action 43
– ... develop additional urban design guidelines addressing the 

transition area between Crystal City and the single-family home 
neighborhoods.

– ...defines what the transition should be like, and could include 
design guidelines to help communicate that vision.

– Should a community wide planning effort be undertaken to 
review edge conditions in the County, this effort could be folded 
into that planning process. 24



Existing Planning Guidance
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Existing Planning Guidance
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150’
200’
250’
300’

35’
60’
75’
110’



Existing Planning Guidance
• Livability 22202 Action Plan - 2019

Recommended actions include:
– Address housing affordability.

– “Provide a balanced diversity of housing types, from single 
family homes to townhouses, condominiums and 
apartments.”

• Provide essential services across the community.
– “Humanize the scale and character of the built 

environment.”
• Develop pilot programs to encourage innovation and 

experimentation.
– “Housing alternatives that can be assessed for affordability 

and community interest, such as triplexes, shared co-living 
spaces and other commitments.”

Workshop summary:
– “Eads Street acts as a service road for adjacent sites, as overflow for 

Rte. 1 traffic, in addition to the bike lane…”
• “Develop and implement a complete street plan for Eads St…”
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Existing Planning Guidance
• Aurora Highlands Neighborhood Conservation Plan – 1970, 

updated 2008
– Major goals include:

• "Bringing our infrastructure up to Arlington County 
standards, especially sidewalks and street lighting."

• "Fighting encroachment by development; preserving the 
predominantly single-family neighborhood." - “There is 
extensive development in Pentagon City and Crystal City, at 
the fringes of Aurora Highlands. We want to conserve the 
single-family neighborhood, with appropriate transition 
from high-density buildings to single-family residential.”

– Other recommendations:
• Enhance pedestrian safety
• Expand the tree canopy
• Improve S. Eads St., a “Street of Concern” – request for 

lowered speed limit, increased safety, beautification
28



Change in Conditions
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150’
200’
250’
300’

35’
60’
75’
110’

Areas where additional 
height could be 
considered

Potential change contemplated as part of Crystal City 
Building Heights Study: Sites within these zones can increase 
height to the next CCSP height map category (in most cases)



Change in Conditions

• Market Conditions
– Change in 

conditions due to 
Amazon

– Increased pressure 
for redevelopment 
in the Crystal City 
core and along its 
edges
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Eads 
Street

Relevant Ongoing Processes
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Fern Street

Existing/Approved Buildings as of 2020
Illustrative Buildings per 2010 Sector Plan
Additional Height Allocations

Potential change contemplated as 
part of Crystal City Building Heights 
Study looking northwest



Relevant Ongoing Processes

• The Crystal City Building Heights Study is ongoing, 
however it is not the appropriate process to analyze 
this site.
• The Heights Study is not considering sites located 

outside the CCCRD
• The Heights Study is not considering additional 

density
• A separate study is warranted for consideration 

of the appropriate heights, density, land use, and 
transitions for this site
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Surrounding Context

• This site warrants individual study, 
rather than study within a larger 
planning area:

• The northern portion of the site is 
located within the CCCRD 
boundary and the southern parcel 
is outside the boundary with
commercial zoning (C-1-O), which 
is challenging for reinvestment

• The parcel just to the south has 
similar characteristics yet has 
residential zoning (R-5), as do 
the other parcels along the 
western side of S. Eads St. edge 
going further south
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Eads 
Street

Context Looking N. Along S. Eads St.
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Fern Street

Existing/Approved Buildings as of 2020
Illustrative Buildings per 2010 Sector Plan

Aerial view looking north showing 
both sides of S. Eads St.



Existing/Approved Buildings as of 2020
Illustrative Buildings per 2010 Sector Plan

Context Looking E. Along 23rd St. S.
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Transition from the single-family 
neighborhood to the west to the denser 
development on the east side of S. Eads St.



Evaluation
Evaluation Criteria Staff Evaluation

Support for County Goals Providing for a mix of uses and appropriate transitions 
are broad County goals.

Existing Planning Guidance Only the northern parcel is included within the CCCRD 
boundary.

Change in Conditions The new Amazon headquarters is increasing market 
pressure and redevelopment.

Relevant Ongoing Processes The Crystal City Building Heights Study is 
currently underway and is addressing the northern 
parcel of the subject site and the eastern side of S. Eads 
St..

Applicability of Surrounding 
Area

The adjacent property to the south on the western edge 
of S. Eads St. shares some similar characteristics, but it 
has residential (R-5) zoning and is further from the 
revitalization district.

PDSP Applicability N/A
36



Staff Recommendation
&

LRPC Discussion
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Staff Recommendation
• Only the northern parcel is located 

within the CCCRD. Therefore, 
guidance is limited for this site.

• Conditions in this area are 
changing with the arrival 
of Amazon and the increased 
heights proposed for the northern 
and nearby parcels as part of the 
ongoing Crystal City Building 
Heights Study.

• Staff recommends that the 
southern parcel be looked at 
through a Special GLUP Study.

• Both the CCCRD boundary and the 
GLUP designation should be 
evaluated.
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LRPC Discussion
• Clarifying Questions?

• Does the evaluation of the 
request indicate that a Tier 
II Special GLUP Study is 
warranted per the criteria 
established in the Process 
Guide and current 
planning guidance?

• What information would 
be helpful for the LRPC 
during a future study of 
this area?
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Conclusion

The End
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